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Independent auditor’s report

To the Unitholders of Alignvest Student Housing Real Estate Investment Trust

Opinion

We have audited the consolidated financial statements of Alignvest Student Housing Real Estate
Investment Trust and its subsidiary [the “Trust”], which comprise the consolidated statement of financial
position as at December 31, 2022, and the consolidated statement of income and comprehensive income,
consolidated statement of changes in net assets attributable to unitholders and consolidated statement of
cash flows for the year ended December 31, 2022, and notes to the consolidated financial statements,
including a summary of significant accounting policies.

In our opinion, the accompanying consolidated financial statements present fairly, in all material respects,
the consolidated financial position of the Trust as at December 31, 2022, and its consolidated financial
performance and its consolidated cash flows for the period ended December 31, 2022 in accordance with
International Financial Reporting Standards [“IFRS”].

Basis for opinion

We conducted our audit in accordance with Canadian generally accepted auditing standards. Our
responsibilities under those standards are further described in the Auditor’s responsibilities for the audit of
the consolidated financial statements section of our report. We are independent of the Trust in accordance
with the ethical requirements that are relevant to our audit of the consolidated financial statements in
Canada, and we have fulfilled our other ethical responsibilities in accordance with these requirements. We
believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our
opinion.

Responsibilities of management and those charged with governance for the consolidated
financial statements

Management is responsible for the preparation and fair presentation of the consolidated financial
statements in accordance with IFRS, and for such internal control as management determines is necessary
to enable the preparation of consolidated financial statements that are free from material misstatement,
whether due to fraud or error.

In preparing the consolidated financial statements, management is responsible for assessing the Trust’s
ability to continue as a going concern, disclosing, as applicable, matters related to going concern and using
the going concern basis of accounting unless management either intends to liquidate the Trust or to cease
operations, or has no realistic alternative but to do so.

Those charged with governance are responsible for overseeing the Trust’s financial reporting process.

Auditor’s responsibilities for the audit of the consolidated financial statements

Our objectives are to obtain reasonable assurance about whether the consolidated financial statements as
a whole are free from material misstatement, whether due to fraud or error, and to issue an auditor’s report
that includes our opinion. Reasonable assurance is a high level of assurance, but is not a guarantee that
an audit conducted in accordance with Canadian generally accepted auditing standards will always detect
a material misstatement when it exists. Misstatements can arise from fraud or error and are considered
material if, individually or in the aggregate, they could reasonably be expected to influence the economic
decisions of users taken on the basis of these consolidated financial statements.
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As part of an audit in accordance with Canadian generally accepted auditing standards, we exercise
professional judgment and maintain professional skepticism throughout the audit. We also:

 Identify and assess the risks of material misstatement of the consolidated financial statements, whether
due to fraud or error, design and perform audit procedures responsive to those risks, and obtain audit
evidence that is sufficient and appropriate to provide a basis for our opinion. The risk of not detecting
a material misstatement resulting from fraud is higher than for one resulting from error, as fraud may
involve collusion, forgery, intentional omissions, misrepresentations, or the override of internal control.

 Obtain an understanding of internal control relevant to the audit in order to design audit procedures that
are appropriate in the circumstances, but not for the purpose of expressing an opinion on the
effectiveness of the Trust’s internal control.

 Evaluate the appropriateness of accounting policies used and the reasonableness of accounting
estimates and related disclosures made by management.

 Conclude on the appropriateness of management’s use of the going concern basis of accounting and,
based on the audit evidence obtained, whether a material uncertainty exists related to events or
conditions that may cast significant doubt on the Trust’s ability to continue as a going concern. If we
conclude that a material uncertainty exists, we are required to draw attention in our auditor’s report to
the related disclosures in the consolidated financial statements or, if such disclosures are inadequate,
to modify our opinion. Our conclusions are based on the audit evidence obtained up to the date of our
auditor’s report. However, future events or conditions may cause the Trust to cease to continue as a
going concern.

 Evaluate the overall presentation, structure and content of the consolidated financial statements,
including the disclosures, and whether the consolidated financial statements represent the underlying
transactions and events in a manner that achieves fair presentation.

We communicate with those charged with governance regarding, among other matters, the planned scope
and timing of the audit and significant audit findings, including any significant deficiencies in internal control
that we identify during our audit.

Toronto, Canada Chartered Professional Accountants
March 30, 2023 Licensed Public Accountants



[in Canadian dollars]

As at December 31 Notes 2022 2021

$ $

ASSETS

Non-current assets
Investment properties 5 738,900,000              700,000,000              
Derivative asset 7(b) 5,011,360                  2,212,595                  

743,911,360              702,212,595              

Current assets
Cash and cash equivalents 25,700,743                32,833,475                
Short-term investments 6 46,205,578                -                             
Derivative asset 7(b) 4,511,978                  -                             
Prepaid expenses and other assets 16 3,130,989                  385,685                     

Rent and other receivables 809,276                     573,989                     

80,358,564                33,793,149                
Total assets 824,269,924              736,005,744              

LIABILITIES

Non-current liabilities

Mortgages payable 7(a) 378,981,735              390,375,221              
Accrued liabilities 13 36,720,582                19,985,365                

415,702,317              410,360,586              

Current liabilities

Mortgages payable 7(a) 11,944,571                12,724,091                

Derivative liability 7(b) -                             477,956                     

Distributions payable 8, 13 1,950,258                  1,612,377                  

Residential tenant deposits 6,294,333                  5,283,773                  

Accounts payable and accrued liabilities 5,215,609                  4,382,330                  

Subscriptions received in advance -                             40,000                       

25,404,771                24,520,527                

Total liabilities 441,107,088              434,881,113              
Net assets attributable to other limited partners in CSL 29,520,503                27,503,803                
Net assets attributable to Trust Unitholders 8 353,642,333              273,620,828              
Total liabilities including net assets attributable to Trust Unitholders 824,269,924              736,005,744              

See accompanying notes to the consolidated financial statements.

Alignvest Student Housing Real Estate Investment Trust 
Consolidated statement of financial position
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Alignvest Student Housing Real Estate Investment Trust

[in Canadian dollars]

For the year ended December 31 Notes 2022 2021
$ $

Revenue from investment properties 52,683,955                38,585,410                
Property operating costs (18,961,611)               (17,258,913)               
Net operating income 9 33,722,344                21,326,497                

Fair value adjustment on investment properties 5 32,044,540                44,413,138                
Interest income 6 1,102,936                   95,715                        
Other income 95,627                        84,076                        
Financing costs 7(a), 11 (13,419,905)               (16,263,244)               
General and administrative expenses 10, 13 (18,301,887)               (10,804,863)               
Distributions expense 8, 13 (22,010,516)               (16,064,620)               
Increase in net assets attributable to Trust Unitholders 13,233,139                22,786,699                

Other comprehensive income:
  Net unrealized gain on interest rate swap agreements 7(b) 7,788,699                   1,734,639                   
Comprehensive income 21,021,838                24,521,338                

Increase in net assets attributable to:
Trust Unitholders 12,349,133                20,749,326                
Other limited partners in CSL 884,006                      2,037,373                   

13,233,139                22,786,699                

Comprehensive income attributable to:
Trust Unitholders 19,537,757                22,325,528                
Other limited partners in CSL 1,484,081                   2,195,810                   

21,021,838                24,521,338                

See accompanying notes to the consolidated financial statements.

Consolidated statement of income and comprehensive income
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[in Canadian dollars]

Net assets attributable Net assets attributable to
 to Trust Unitholders other limited partners in CSL Total

$ $ $
Unitholders’ net assets, January 1, 2022 273,620,828                     27,503,803                                  301,124,631              

Proceeds from units issued 54,840,348                       -                                               54,840,348                

Reinvestments of distributions by Unitholders 9,292,218                         532,619                                       9,824,837                  
Redemption of Units (3,648,818)                        -                                               (3,648,818)                 

Increase in net assets attributable to Unitholders 12,349,133                       884,006                                       13,233,139                

Other comprehensive income 7,188,624                         600,075                                       7,788,699                  
Unitholders’ net assets, December 31, 2022 353,642,333                     29,520,503                                  383,162,836              

Net assets attributable Net assets attributable to
 to Trust Unitholders other limited partners in CSL Total

$ $ $
Unitholders’ net assets, January 1, 2021 175,694,812                     24,721,451                                  200,416,263              

Proceeds from units issued 70,167,104                       -                                               70,167,104                
Reinvestments of distributions by Unitholders 7,266,596                         586,542                                       7,853,138                  
Redemption of Units (1,833,212)                        -                                               (1,833,212)                 
Increase in net assets attributable to Unitholders 20,749,326                       2,037,373                                    22,786,699                
Other comprehensive income 1,576,202                         158,437                                       1,734,639                  

Unitholders’ net assets, December 31, 2021 273,620,828                     27,503,803                                  301,124,631              

See accompanying notes to the consolidated financial statements.

Consolidated statement of changes in net assets attributable to unitholders
Alignvest Student Housing Real Estate Investment Trust
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[in Canadian dollars]

For the year ended December 31 Note 2022 2021
$ $

OPERATING ACTIVITIES
Increase in net assets attributable to unitholders 13,233,139                22,786,699                
Add (deduct) items not affecting cash:

Fair value adjustment on investment properties (32,044,540)               (44,413,138)               
Interest income (1,102,936)                 (95,715)                      
Distributions expense 22,010,516                16,064,620                
Financing costs 13,419,905                16,263,244                

Interest received 793,796                     37,360                       
Net change in non-cash operating assets and liabilities 12 15,614,146                12,469,029                
Cash provided by operating activities 31,924,026                23,112,099                

INVESTING ACTIVITIES
Purchase of investment properties -                            (221,150,095)             
Capital expenditures on investment properties (6,855,459)                 (3,936,767)                 
Purchase of short-term investments (71,000,000)               -                            
Proceeds on sale of short-term investments 25,000,000                12,004,002                
Interest received on short-term investments 103,562                     58,355                       
Cash used in investing activities (52,751,897)               (213,024,505)             

FINANCING ACTIVITIES
Net change in subscriptions received in advance (40,000)                      (60,000)                      
Proceeds from issuance of Units 54,840,348                70,167,104                
Redemption of Units, net of fees (3,594,803)                 (1,779,645)                 
Distributions paid (11,848,082)               (10,095,074)               
Proceeds from mortgages -                            330,985,500              
Financing fees paid on mortgages -                            (2,379,247)                 
Interest paid on mortgages (12,938,233)               (14,148,836)               
Principal repaid on mortgages (12,724,091)               (158,328,560)             
Cash provided by financing activities 13,695,139                214,361,242              
Net increase (decrease) in cash and cash equivalents during the year (7,132,732)                 24,448,836                
Cash and cash equivalents, beginning of year 32,833,475                8,384,639                  
Cash and cash equivalents, end of year 25,700,743                32,833,475                

See accompanying notes to the consolidated financial statements.

Alignvest Student Housing Real Estate Investment Trust   
Consolidated statement of cash flows
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